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1. PURPOSE
1.1. The purpose of this meeting was to review the Study Area Existing Conditions.

2. PRESENTATION BY JUDI BARRETT

2.1. Consultant team member Judi Barrett gave a presentation on existing zoning,
land use, economic characteristics, and development capacity. See attached
presentation for added detail to the discussion below.
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2.2. Land Use – Land Use was presented in two ways:

• Parcel size & use classification by the assessor’s office (Parcels by Land
Use Map).

• Building floor area and classification of tenants occupying space collected
in a field survey inventory of tenants by the Planning Department (Mix of
Establishments Map).

The dominant use is retail and offices (45%). Public use is 20%. Those
buildings without one dominant use have been classified as Mixed Use. There
is more Personal Services and Professional Business Services use than is
indicated on the map because these uses are often in a building without a
dominant use that are classified on the map as Mixed Use.

2.3. Intensity of Use – The Study Area consists of fairly low-intensity development.
The average Floor Area Ratio (FAR) is 0.673. This is representative of
predominant single story buildings.

2.4. Maximum FAR Under Current Zoning – Maximum FAR allowed under current
zoning is 1.00 for the Center Business District and 0.70 for Chestnut Street
Business District. The Highland Avenue Business District has no specified FAR
restriction, but other dimensional regulations give it an effective FAR of 0.75.

The effect of off-street parking and height limits further reduce the actual FAR
that is achievable in all three Sub-Study Areas.

2.5. Development Capacity – Evaluation of Development Capacity was evaluated in
the several ways including the following:

• Properties with 50% or more of their allowed FAR are unlikely to be further
developed because there would not be the needed return on required
investment. 75% of parcels are above this 50% threshold and thus unlikely
to be further developed.

• The FAR required to provide adequate return on the investment to
redevelop was determined assuming that the redeveloped property would
have to be worth three times the existing market value. FAR was then
calculated based on the amount of additional space required to provide this
value. Most properties would need FAR above those allowed under current
zoning to provide adequate return. It is important to note that the actual mix
of uses will directly impact the amount of space required for an adequate
return, because the use drives the value of the property.

2.6. Policy Questions – This analysis shows that existing zoning is an impediment
to additional development and raises the following questions:

• What is the responsibility of the Town to facilitate additional development?

• To what extent are local regulations a barrier to reinvestment?

• Can zoning changes alone facilitate redevelopment and reuse?
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2.7. GIS Data – In the course of preparing this analysis several issues were
identified with regard to the GIS data used. For example Gross Floor Area
(GFA) was not consistently provided. For the purpose of FAR calculations Net
Leaseable Area was multiplied by a grossing factor of 1.30 to come up with the
Gross Floor Area.

3. PRESENTATION BY KIEN HO
3.1. Consultant team member Kien Ho gave a presentation on existing traffic and

parking. See attached presentation.

3.2. Average Daily Traffic Volume – New traffic counts were conducted because the
most recent ones were done in 2000. A comparison of key locations between
the 2000 and 2007 data showed there was little change or a net reduction
when totaling both directions of traffic. However an exception to this occurred
at the Great Plain Avenue near Nehoiden location with an increase 3.5%.

There also was significant change when looking at traffic in one direction. North
Bound and West Bound traffic significantly increased from the 2000 counts,
ranging from +28% to + 39%. South Bound and East Bound traffic had
significant reductions ranging from –9.5% to – 27%. The effect of these
changes was to bring the traffic counts in opposite directions at each location
closer to balance in each direction in the 2007 counts compared to the 2000
counts.

The results of this analysis are consistent with trends in the last three years of
a general reduction in volume. This was also observed in a traffic analysis
study recently done in Wellesley by BETA.

The significant imbalance in the 2000 data of traffic volume in opposing
directions raised questions of why this occurred. Lee will check with the
Engineering Department to see if they have any explanation.

3.3. Existing Traffic Operations Conditions – Key intersections were evaluated for
the Level Of Service (LOS) for both AM and PM peak conditions:

• Chapel / Great Plain / Chestnut – LOS “F” for both AM and PM. The LOS at
this intersection is made worse by outdated signal equipment and its
proximity to the train crossing to the West on Great Plain Avenue.

• Highland / Great Plain / Dedham – LOS “D” for both AM and PM. The LOS
at this intersection is made worse by outdated signal equipment and its
proximity to Chapel / Great Plain / Chestnut intersection.

• May / Chapel / Highland – LOS “E” for both AM and PM. Although this is a
five-leg intersection, this intersection benefits from newer signal equipment.

3.4. Traffic Simulation Model – Kien presented a traffic simulation model that
dynamically showed how existing traffic moves through the study area. This
model is based on the 2007 traffic counts and actual traffic signal timing. The
model helped to visualize existing traffic problems such as excessive cues of
cars waiting to turn.
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3.5. 128 Add-A-Lane Project – It is important to be aware of other factors that can
impact traffic Downtown. For example detours during construction of the 128
Add-A-Lane project could impact traffic flows Downtown.

3.6. Roundabout – In response to a question regarding the feasibility of a
roundabout at the May / Chapel / Highland intersection, Kien said there
probably is not adequate room to provide required turning radius. A roundabout
also is not as safe an intersection for pedestrians which is a consideration here
especially because of the adjacent elementary school.

3.7. One-Way Streets Around Town Hall – In response to a question regarding the
feasibility of changing the streets to one-way, counterclockwise around Town
Hall, Kien said there are advantages and disadvantages. A benefit would be at
the intersections because eliminating a direction of travel would eliminate a
phase at the traffic signal. A negative impact would be the zigzag path that
would be required to go northbound from Chestnut to Highland compared to
the straight through path of Chestnut to Chapel. Likewise going southbound on
Highland would force traffic to zigzag from to Chapel and back to Highland on
Great Plain Avenue.

3.8. Improvements to Traffic Operations – In response to a question regarding the
feasibility of improving the existing conditions, Kien said it is certainly possible
to make improvements. In addition to upgrading the existing traffic signal
equipment other improvements to traffic operations need to be further
evaluated.

3.9. Parking – Existing parking was reviewed based on observations and two Town
parking studies: the 2003 study of off street parking and the 2005 study of on
street parking. Town owned lots include 461 spaces. See attached
presentation for location of lots and a breakout of spaces per lot. By
observation both the Eaton Square and Chestnut Street lots were filled to 90%
capacity during peak use (Weekdays from 10:00 AM – 2:00 PM).

3.10. Structured Parking – Two approaches for funding structured parking were
discussed. One method is to set up an off-street parking fund where
developers of new projects would contribute to this fund when not possible to
provide the required parking on-site. The parking structure in Plymouth was
developed using this approach which Judi Barrett worked on. This approach
also serves as a zoning compliance tool to provide a consistent means of
dealing with parking in the approvals process. A second approach is for a
group of property owners to develop in partnership a parking structure. Post
Office Square underground parking in Boston and a project in Lowell are
examples of this approach. In this approach, The Town could offer zoning
incentives.

The cost for structured parking is dependent on approach. The further below
grade parking starts, the more expensive it will be. Some general costs / space
for different approaches will be provided.
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3.11. Quantifying Parking Requirements – The amount of parking required is
dependent on land use. Based on the land use mix identified in the Conceptual
Development Plan, parking requirements will be determined based on
established traffic engineering standards.

4. INTERVIEWS WITH REALTOR / DEVELOPERS / PROPERTY OWNERS
4.1. Ken DiNisco reported to the DSC regarding a series of interviews held on 02

April 2007 with a realtor and developer / property owners. There are differing
views regarding how the downtown should develop, such as what types of
housing are most appropriate and even if housing is viable Downtown. It was
also noted during some interviews that there is a frustration with the approvals
process.

Another interview is scheduled on 06 April to discuss the Hospital’s expansion
plans.

5. PROJECT SCHEDULE STATUS
5.1. The project schedule status was reviewed identifying those tasks that have

been completed and which are in process. See attached Project Schedule
Status Chart.

6. NEXT MEETINGS
6.1. The DSC will meet in the evening on Wednesday 25 April 2007. Location and

exact time to be determined. The agenda for this meeting will include review of
preliminary alternatives scenarios.

The discussions of this meeting are recorded as understood by the writer. Please advise the
writer of any omissions or corrections.

Jon Oxman AIA
DiNISCO DESIGN
JAO/
cc: DSC

Kenneth DiNisco
Richard Rice

Enclosure: 1. Presentation: Existing Conditions – Zoning, Land Use, Economic
Characteristics & Development Capacity (04/04/07)

2. Presentation Existing Traffic & Parking Analysis (04/04/07)
3. Schedule Project Schedule Status (04/04/07)
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about 6%
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Intensity of Use
For the most part, 
Needham’s downtown 
consists of fairly low-
intensity development
The average fl oor area 
ratio for the study 
area as a whole is 
about .673, excluding 
public buildings and a 
few parcels for which 
fl oor area data are 
unavailable
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parcels with existing 
development, 
excluding public 
buildings and 
residential uses

•

•



Needham Center  Plan
-8-

Needham 
Downtown Plan

!(T

!(T

MAY STREET

M
A
PL
E
ST
RE
ET

C
H
ES
TN

U
T
ST
RE
ET

LI
N
D
EN

ST
RE
ET

G
RA

N
T
ST
RE
ET

H
IG
H
LA
N
D
AV

EN
U
E

GREAT PLAIN AVENUE

LI
N
C
O
LN

ST
RE
ET

DEDHAM
AVENUE

OAK STREET

SCHOOL STREET

PI
C
KE
RI
N
G
ST
R E
ET

FA
IR
O
A
K
PA
RK

NEH
O
ID
EN

STREET

KIMBALL STREET
C
H
A
PE
L
ST
RE
ET

G
A
RD

EN
STREET

W
A
RR
EN

ST
RE
ET

JUNCTION STREET

KINGSBURY STREET

NORFOLK STREET

O
A
K
LA
N
D
S T
R
EE
T

LA
KE

D
RI
V
E

G
A
YL

AND ROAD

GLEND
O
O
N
RO

A
D

C
LY
D
E
ST
RE
ET

FREEMAN PLACE

FA
IR
O
A
KS

PA
RK

FA
IR
O
A
K
PA
RK

G
A
RD

EN
ST
R
EE
T

W
A
RR
EN

ST
RE
ET

NEEDHAM CENTER

°0 500250

Feet

SOURCES OF DATA:
Needham Assessor's Office
Needham Planning Department 
MassGIS

Legend

Study Area

FLOOR AREA

77.8 - 2,670.0

2,670.1 - 5,663.0

5,663.1 - 12,806.5

12,806.6 - 23,174.2

23,174.3 - 55,651.8

EXISTING CONDITIONS
Additional Capacity
Under Existing Zoning

NOTES:
(1) Excludes residential, 
government uses
and established parking areas,
and Medical Overlay

Development Capacity
For properties with 
any development 
capacity “in reserve,” 
the average amount 
of additional fl oor 
area that can be built 
under existing zoning 
is 8,000 sq. ft.
But, the average land 
required for additional 
surface parking is 
9,800 sq. ft.

•

•
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GROUND FLOOR RATIO

0.015 - 1.000

1.001 - 2.824

2.825 - 5.670

5.671 - 12.059

12.060 - 22.282

EXISTING CONDITIONS
Additional Capacity
Under Existing Zoning:
Upper-Story Expansion 

NOTES:
(1) Ratio =<1.00 represents
parcels for which all additional 
development capacity could be 
accommodated through height 
increase, assuming structure can 
support upper-story
expansion

Development Capacity
Some properties 
could “build out” by 
“building up,” that is, 
through upper-story 
expansion
However, 65% of the 
existing parcels would 
have to build up and 
out in order to achieve 
the maximum FAR 
under current zoning
Accommodating off -
street parking diffi  cult 
if not impossible

•

•

•



Needham Center  Plan
-10-

Needham 
Downtown Plan

!(T

!(T

MAY STREET

M
A
PL
E
ST
RE
ET

C
H
ES
TN

U
T
ST
RE
ET

LI
N
D
EN

ST
RE
ET

G
RA

N
T
ST
RE
ET

H
IG
H
LA
N
D
AV

EN
U
E

GREAT PLAIN AVENUE

LI
N
C
O
LN

ST
RE
ET

DEDHAM
AVENUE

OAK STREET

SCHOOL STREET

PI
C
KE
RI
N
G
ST
R E
ET

FA
IR
O
A
K
PA
RK

NEH
O
ID
EN

STREET

KIMBALL STREET
C
H
A
PE
L
ST
RE
ET

G
A
RD

EN
STREET

W
A
RR
EN

ST
RE
ET

JUNCTION STREET

KINGSBURY STREET

NORFOLK STREET

O
A
K
LA
N
D
S T
R
EE
T

LA
KE

D
RI
V
E

G
A
YL

AND ROAD

GLEND
O
O
N
RO

A
D

C
LY
D
E
ST
RE
ET

FREEMAN PLACE

FA
IR
O
A
KS

PA
RK

FA
IR
O
A
K
PA
RK

G
A
RD

EN
ST
R
EE
T

W
A
RR
EN

ST
RE
ET

NEEDHAM CENTER

°0 500250

Feet

SOURCES OF DATA:
Needham Assessor's Office
Needham Planning Department 
MassGIS

Legend

Study Area

FAR (ESTIMATE)

=<0.750

0.751 - 1.000

1.001 - 2.990

2.991 - 5.000

5+

EXISTING CONDITIONS
Probable FAR Required
for Redevelopment

NOTES:
(1) Excludes tax-exempt parcels,
residential parcels, existing parking 
areas and Medical Overlay
(2) FAR >4.00 tends to represent
parcels with an existing 
nonconformity; statistic should be
interpreted with caution
(3) Actual mix of uses will have
significant impact on amount of
space required to make 
redevelopment feasible

Development Capacity
Zoning and parking 
aside, most properties 
would need a 
combination of 
FAR incentives and 
parking solutions to 
redevelop, based on 
their existing market 
value
However, mix of uses 
will aff ect the amount 
of space required to 
entice new investment

•

•
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Policy Questions

What is the 
responsibility of 
local government 
to facilitate 
development?
To what extent are 
local regulations 
a barrier -- or the 
principal barrier -- to 
reinvestment?
Can zoning changes 
alone facilitate 
redevelopment and 
reuse?

•

•

•
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USE DISTRICTS

Business

Center Business

Chestnut Street Business

EXISTING CONDITIONS:
STUDY AREA

Town Hall
Public Safety [_



PROJECT SCHEDULE Start
Date

Finish
Date February March April May

TOWN MEETING 5/14/07

May 9, 14 & 16SPECIAL TOWN MEETING 11/5/07

10 % SURVEY OF EXISTING CONDITIONS 2/21/07 4/8/07

Existing Land Use

Ownership Patterns

Visual Assessment of Building Conditions

 Traffic, Parking and Streetscape

 Market Trends

Committee Meeting 2/28/07 Wed, Feb 28 AM
10% IDENTIFICATION OF COMMUNITY GOALS 2/21/07 2/23/07

Committee Meeting 4/4/07 Wed, Apr 4 PM Review of Visi

25% CONCEPT DEVELOPMENT PLAN 3/1/07 5/31/07

Three Alternative Scenarios

Committee Meeting 4/25/07 Wed, Apr 25 RePM

Guidelines for Mixed-Use, Downtown District

Traffic, Parking & Streetscape Improvements

 Zoning Plan

Economic Development Implementation

Draft Plan to Committee 5/16/07 Wed, May 

Committee Meeting 5/23/07 Wed, M

Committee Meeting 6/6/07

Community Workshop 6/18/07

Downtown Study

Needham, MA

In Process

In Process

j_oxman
Text Box
Project Schedule Status
04 April 2007




